
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/Address: Zen Leaf St. Charles, 3714 Illinois Ave.  

City Staff: 

 

Ellen Johnson, Planner  

PUBLIC HEARING 

11/19/19 
X 

MEETING 

11/19/19 
X 

APPLICATION:  Special Use 

ATTACHMENTS AND SUPPORTING DOCUMENTS:  

Staff Report  Application for Special Use  

SUMMARY: 

 

The subject property, 3714 Illinois Ave., is known as Unit “C” within St. Charles Commons, a multi-

tenant, mixed-use building located within the M-2 Limited Manufacturing zoning district. Zen Leaf St. 

Charles has operated a Medical Cannabis Dispensing Organization at the subject property since 2015.  

 

Healthway Services of West Illinois, LLC, operator of Zen Leaf St. Charles, has filed an application 

requesting Special Use approval to establish a Recreational Cannabis Dispensing Organization at the 

subject property. This would allow Zen Leaf to potentially sell both medical and recreational marijuana 

at their current location as early as January 1, 2020.  

 

No exterior alterations are proposed to the building or site.  

 

The applicant has submitted a General Amendment application to add Recreational Cannabis 

Dispensing Organization as a Special Use in the M-2 District. The General Amendment would need to 

be approved for a Special Use to be granted for the subject property.  

 

SUGGESTED ACTION: 

 

Conduct the public hearing and close if all testimony has been taken. 

 

The Plan Commission may vote on the item should they determine that they have enough information to 

make a recommendation. 

 

INFO / PROCEDURE – SPECIAL USE APPLICATIONS 

 Per Sec. 17.04.330, the purpose of a Special Use is as follows: “Special Uses listed within the 

various zoning districts include those uses that may be acceptable if established in an appropriate 

manner and location within a zoning district, but may not be acceptable if established in a 

different manner or location. Special Uses may include, but are not limited to, public and quasi-

public uses affected with the public interest, and uses that may have a unique, special or unusual 

impact upon the use or enjoyment of neighboring property.” 

 Public hearing is required, with a mailed notice to surrounding property owners. 

 6 findings of fact – ALL findings must be in the affirmative to recommend approval. 
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6. Consumption of cannabis and cannabis-infused products on the premises of any cannabis 

business establishment as defined in the Cannabis Regulation and Tax Act shall be 

prohibited. 

This requirement would apply to Zen Leaf.  

 

 D.   PARKING 

 

The parking requirement for Recreational Cannabis Dispensing Organization is 4 spaces per 

1,000 sf of Gross Floor Area. Based on information provided by the applicant, the subject 

unit is 3,768 sf, for a required parking count of 15 spaces.  

 

Parking spaces within the building’s shared parking lot are assigned to each unit by the condo 

owners’ association. A total of 13 spaces are currently allotted to Zen Leaf’s unit. The 

applicant is working on a lease agreement to lease an additional 4 spaces from Renfert USA 

(Units D & E), which has more allotted spaces than required for that use 

(warehouse/distribution). Should that lease agreement be finalized, Zen Leaf would have 17 

allotted spaces, exceeding the parking requirement by 2 spaces. 

 

Existing parking on the site meets the parking requirement of the other existing uses as well 

as Zen Leaf.  

 

IV.  SUGGESTED ACTION 

 

Conduct the public hearing on the Special Use and close if all the testimony has been taken.   

 

The Plan Commission may vote on the item should they determine that they have enough 

information to make a recommendation. 

 

Thea applicant has provided responses to the Findings of Fact for Special Use. All six findings 

must be in the affirmative for the Commission to recommend approval.  

 

V.  ATTACHMENTS 
 

 Buffer Map showing Zen Leaf  

 Application for Special Use, received 10/28/19 
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FINDINGS OF FACT - SPECIAL USE
From the Charles Zoning Ordinance, Section 17.04.430.C:
No Special Use or amendment to Special Use shall be recommended by the Plan Commission unless it finds that the proposed 
Special Use or amendment to Special Use will conform to each of these standards. The Plan Commission shall submit its 
written findings together with its recommendations to the City Council after the conclusion of the Public Hearing, and also may 
recommend such conditions as it may deem necessary to ensure conformance with these standards. 

On the basis of the evidence presented at the public hearing, the Plan Commission shall record its reasons for recommending 
approval or denial of the petition (findings of fact) in accordance with the following standards: 

(The below findings of fact were made in reliance on the professional opinions of Urban Planners from WBK Engineering. This 
includes Adam Rak, who’s CV is attached hereto).

A. Public Convenience: The Special Use will serve the public convenience at the proposed location.
The existing medical cannabis dispensing organization has successfully operated at its current location without any major 
reported issues. The existing dispensary is already located in a highly visible area along Illinois Avenue.  Adequate access 
and parking to the existing medical cannabis dispensary is provided. The Applicant has entered into a Letter of Intent to lease 
additional tenant square footage in an adjacent space should additional parking be required to accommodate the increased 
patronage as a result of the recreational use. Although the existing medical cannabis dispensary is located within an industrial 
zoning district, it is located less than 0.25 mile south of Main Street, a highly commercialized corridor of the City where retail, 
like the proposed special use is common. Recreational cannabis sales at the existing medical cannabis dispensary may attract 
increased customers to the area’s nearby commercial areas, thereby benefiting the public. Should the City approve a special 
use to allow the dispensing of recreational cannabis at its existing medical cannabis dispensary, the proposed location would 
serve the public convenience at the proposed location.

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or necessary 
facilities have been, or are being, provided.
The subject property is already served by roads and all utilities including police and fire protection. The existing medical 
cannabis dispensary is located on Illinois Avenue, on a lot that includes a single two-way curb cut for ingress and egress, which 
already provides ample access to all utility providers and first responders in the event of an emergency. The applicant is not 
aware of any drainage issues in the area. Adequate utilities, access roads, drainage and/or necessary facilities have been, and 
will continue to be provided.
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C. Effect on Nearby Property: That the Special Use will not be injurious to the use and enjoyment 
of other property in the immediate vicinity for the purposes already permitted, nor substantially 
diminish or impair property values within the neighborhood.
The approval of the special use request would allow the sales of recreational cannabis at the existing medical dispensary and 
will not change the way the existing medical dispensary currently operates. The conditions of the special use includes, but is 
not limited to, the 250-foot separation distance from sensitive uses and the prohibition of any on-site consumption of cannabis, 
as well as compliance with other local and State regulations. These measures were implemented to prevent any diminished 
or impairment to property values within the neighborhood. Additionally, the sales of cannabis recreationally will enhance the 
surrounding commercial property values by attracting new customers to the area.

D. Effect on Development of Surrounding Property: That the establishment of the Special Use will 
not impede the normal and orderly development and improvement of the surrounding property for 
uses permitted in the district.
The proposed special use is located in an area that is already developed.  The special use will allow retail sales of cannabis near 
existing commercial areas to the north and west of the proposed location. Approval of the sale of recreational cannabis at a 
location where medical cannabis is currently dispensed demonstrates that any impact on the normal and orderly development 
and improvement of surrounding properties for uses permitted in the district is non-existent. 

E. Effect on General Welfare: That the establishment, maintenance or operation of the Special Use 
will not be detrimental to or endanger the public health, safety, comfort or general welfare.
Zen Leaf has been operating at the existing location for four years since 2015. The proposed special use is to be located in 
a highly visible area along Illinois Avenue.  Adequate access to the existing medical cannabis dispensary is already being 
provided and will be maintained. Additionally, conditions of the special use include the prohibition of any on-site consumption 
of cannabis, as well as compliance with other local and State regulations. The current operator and applicant, Zen Leaf, has 
demonstrated a high degree of responsibility in operating the existing facility, compliance with all State requirements, and 
full cooperation with the City of St. Charles so as not to endanger the public health, safety, comfort or general welfare of 
its residents. Furthermore, the application of a sales tax to recreational cannabis sales will increase the revenue for the city, 
allowing more funds to be allocated towards social programs that improve the general welfare of the public. 

F. Conformance with Codes: That the proposed Special Use conforms to all existing Federal, State 
and local legislation and regulation and meets or exceeds all applicable provisions of this Title, 
except as may be varied pursuant to a Special Use for Planned Unit Development.
 If the associated text amendment to allow the dispensing of recreational cannabis at existing medical cannabis dispensing 
organizations is approved, the proposed special use will conform to all existing State and local regulations.



Special Use Application
City of St. Charles

Zen Leaf - St. Charles
7

EXHIBIT A - LEGAL DESCRIPTION

LEGAL DESCRIPTION 
3714 Illinois Ave., St. Charles, IL 60174 

 
 
 

UNIT C IN ST CHARLES COMMONS CONDOMINIUM, AS DELINEATED ON A PLAT OF 
SURVEY OF THE FOLLOWING DESCRIBED TRACT OF LAND:  LOT 1 IN ST. CHARLES 
COMMONS SUBDIVISION BEING A RESUBDIVISION OF UNIT 1 IN THE “ST CHARLES” 
ILLINOIS INDUSTRIAL DEVELOPMENT OF THE CENTRAL MANUFACTURING 
DISTRICT IN SECTION 25, TOWNSHIP 40 NORTH, RANGE 8 EAST OF THE THIRD 
PRINCIPAL MERIDIAN IN KANE COUNTY, ILLINOIS, WHICH PLAT OF SURVEY IS 
ATTACHED AS EXHIBIT “A” TO THE DECLARATION OF CONDOMINIUM RECORDED 
MARCH 19, 1999 AS DOCUMENT NUMBER 1999K029217; TOGETHER WITH ITS 
UNDIVIDED PERCENTAGE INTEREST IN THE COMMON ELEMENTS, AS SET FORTH 
IN SAID DECLARATION. 
 
PIN:  09-25-401-031 
























